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Allegheny County offers tax incentives to individuals and businesses wanting to develop and 
redevelop real property within the County.  Tax incentives help to promote increased investment, 
(re)development of blighted areas and underutilized properties, expansion of the economic base, 
and increased employment opportunities.  Allegheny County Economic Development (ACED) 
administers Allegheny County’s Tax Increment Financing (TIF) and Local Economic 
Revitalization Tax Assistance (LERTA) programs.   
 
Tax Increment Financing 
 
Tax increment financing involves taxing jurisdictions diverting a portion of the real property tax 
revenues collected in future years to finance public improvements necessary to facilitate 
development in blighted or underutilized areas.  A typical TIF has a term of up to 20 years. 
 
Within Allegheny County, the TIF process begins when a developer contacts ACED with a 
preliminary TIF proposal.  After discussion with the developer and review of the preliminary 
proposal, ACED may approve the project for consideration.  Subsequent to ACED approval, the 
developer must meet with local taxing bodies to present the project.  After all three taxing bodies 
(municipality, school district, and Allegheny County) pass resolutions of intent to participate in 
the TIF, an official TIF Committee is formed and TIF parameters are negotiated with the 
developer.  If the proposed TIF district is not located in an existing redevelopment area, a Basic 
Conditions Report must be prepared for the area.  Through the Basic Conditions Report, the 
Redevelopment Authority of Allegheny County (RAAC) designates and certifies the area to be 
in need of redevelopment pursuant to the provisions of the Urban Redevelopment Law.  After the 
area has been determined to be blighted, and RAAC has prepared the TIF Plan, non-sponsoring 
taxing bodies will pass a Resolution to participate in the TIF.  A public hearing is conducted and 
the sponsoring taxing body creates a TIF district.  All three taxing bodies enter into a 
Cooperation Agreement and RAAC will then issue the TIF bonds.  For more on the TIF process, 
see the flowchart at Exhibit 1 on page 18. 
 
The Pennsylvania TIF Act of 1990 allows TIF proceeds to be expended on a wide variety of 
project costs such as capital costs, financing costs, professional service and administrative costs, 
relocation costs and any other cost deemed necessary for the development of the designated area.  
In 2015 ACED published its TIF Program Guidelines, outlining County-specific requirements 
for TIFs.  Unlike the PA TIF Act, the Guidelines state that the County’s portion of real estate tax 
revenues diverted to repay TIF obligations will only be utilized to support public infrastructure.  
Public infrastructure is defined by the TIF Program Guidelines as, “those publicly owned and 
dedicated structures and facilities on which the continuance and growth of a community depend, 
including, but not strictly limited to, streets, roadways, road surfaces, bridges, tunnels, 
easements, right-of-ways, parking facilities, sanitary and stormwater sewers, curbs, sidewalks, 
water/power/cable conduits and drainage structures.”  The TIF Program Guidelines also state 
that all potential commercial and/or industrial developments must leverage private investment 
and create and sustain quality jobs for County residents.  Residential developments must increase 
housing options available to County residents and increase home ownership in the County by 
providing affordable housing opportunities.   
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As of January 1, 2017 there were 11 active County-sponsored TIFs and 17 active non-County-
sponsored (City of Pittsburgh) TIFs.  For more information on TIFs in Allegheny County, see the 
schedule of County real estate payments diverted to TIF repayment at Exhibit 3 on page 20, and 
the maps of the County-sponsored and non-County-sponsored TIFs within Allegheny County at 
Exhibits 5 and 6 on pages 23 and 24, respectively. 
 
Local Economic Revitalization Tax Assistance 
 
Administration of the Local Economic Revitalization Tax Assistance within Allegheny County is 
governed by the Pennsylvania LERTA Act of 1977.  The PA LERTA Act allows each local 
taxing authority to exempt from real property taxation the assessed valuation of improvements to 
deteriorated properties and the assessed valuation of new construction within designated 
deteriorated areas.  LERTA typically has a term of 5 to 10 years with amounts exempted 
dependent on the specifics of each individual development. 
 
The LERTA process begins when a developer or a municipality submits a LERTA application 
and associated fee to ACED for consideration.  After ACED evaluates the project and determines 
eligibility, the developer must participate in public meetings with members of the local 
community to allow for public input regarding the proposed development.  Prior to the adoption 
of a resolution authorizing the LERTA exemption, boundaries of the deteriorated area must be 
determined and tax parcels within the area should be identified.  By ordinance or resolution, the 
taxing bodies participating in the LERTA will then agree to exempt the assessment attributable 
to all or a portion of the actual cost of new construction or improvements.  For more on the 
LERTA process, see the flowchart at Exhibit 2 on page 19. 
 
As of January 1, 2017 there were 29 active County-sponsored LERTAs and 30 active non-
County-sponsored (City of Pittsburgh) LERTAs.  For more information on LERTA in Allegheny 
County, see the schedule of County tax abated by year (attributable to LERTA) at Exhibit 4 on 
page 21, and the maps of the County-sponsored and non-County-sponsored LERTA 
developments within Allegheny County at Exhibits 7 and 8 on pages 25 and 26, respectively. 
 



II. Objectives, Scope, and Methodology 

5 
 

Objectives 
 
Our performance audit objectives were to: 
 

 Determine whether during our audit period Allegheny County administered Tax 
Increment Financing (TIF) in compliance with the requirements of the Pennsylvania Tax 
Increment Financing Act, and administered Local Economic Revitalization Tax 
Assistance (LERTA) in compliance with the requirements of the Pennsylvania Local 
Economic Revitalization Tax Assistance Act and the Allegheny County Administrative 
Code. 
 

 Determine for a sample of Allegheny County tax-subsidized development projects (TIFs 
and LERTAs) whether Allegheny County Economic Development has followed up to 
ensure that applicable developer commitments have been met.  
 

 Determine for a sample of TIFs whether the agreed-upon portion of future County 
incremental property tax revenues for a period of up to 20 years and only that agreed-
upon portion of tax revenues has been diverted to pay the TIF debt by reviewing the TIF 
agreement and the County’s accounting records. 

 
 Determine for a sample of LERTA properties that the approved tax exemption schedule 

was adhered to, and that taxation was fully restored at the end of the approved LERTA 
period, if applicable. 
 

 Determine for a sample of TIFs and LERTAs whether the property owners/developers 
have appealed the assessed real property values of TIF and LERTA properties and 
garnered reduced assessments (thereby eliminating or reducing the future economic 
benefits to Allegheny County). 
 

 Determine whether Allegheny County Economic Development has a process in place to 
evaluate the extent to which the use of tax subsidies to stimulate property development 
has actually resulted in economic benefits to Allegheny County. 

 
Scope 

 
Our performance audit covered the period from January 1, 2017 through December 31, 2017.  
We conducted the audit in accordance with Government Auditing Standards issued by the 
Comptroller General of the United States.  Those standards require that we plan and perform the 
audit to obtain sufficient, appropriate evidence to provide a reasonable basis for our findings and 
conclusions based on our audit objectives.  We believe that the evidence obtained provides a 
reasonable basis for our findings and conclusions based on our audit objectives. 
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Methodology 
 
The methodology used to accomplish our audit objectives included, but was not limited to, the 
following procedures: 
 

 Reviewed the Pennsylvania Tax Increment Financing Act, Pennsylvania Local Economic 
Revitalization Tax Assistance Act, the Allegheny County Administrative Code 
requirements applicable to Local Economic Revitalization Tax Assistance, the Allegheny 
County Economic Development Tax Increment Financing Guidelines and Local 
Economic Revitalization Tax Assistance Guidelines to gain a better understanding of the 
requirements applicable to TIFs and LERTAs. 
 

 Interviewed Allegheny County Economic Development personnel to gain an 
understanding of its involvement in the administration of Tax Increment Financing and 
Local Economic Revitalization Tax Assistance in Allegheny County.  
 

 Identified the significant compliance requirements for TIFs and LERTAs contained in the 
applicable regulations and guidelines, and determined whether those compliance 
requirements were met for a sample of TIFs and LERTAs by reviewing the TIF closing 
books and LERTA Resolutions. 
 

 Obtained historical real property tax records for a sample of TIF and LERTA properties 
from the Treasurer’s Office, and used that information to determine whether taxes on TIF 
and LERTA properties have been paid, and whether the taxes diverted for the payment of 
TIF financing obligations are consistent with the terms of the TIF agreements. 

 
 Obtained historical assessed property values for a sample of TIF and LERTA properties 

from the Department of Administrative Services’ Office of Property Assessment, and 
used that information to determine whether the assessed property values had been 
appealed, and whether such appeals violated the terms of the applicable TIF and LERTA 
agreements. 
 

 Applied procedures to assess whether tax subsidies were actually necessary to induce a 
sample of developments for which Allegheny County has approved tax subsidies.  This 
involved, for example, determining whether there were any recent unsubsidized 
developments in the immediate area.  

 
 Reviewing the Allegheny County Economic Development TIF and LERTA evaluations 

prepared for 2015 (the most recent evaluations available at the time), and assessing the 
extent to the evaluations accurately portray the long-term economic benefits that the 
awarding of the tax subsidies have provided to Allegheny County.  

 
We conducted our procedures from August through October of 2018.  We provided a draft copy 
of this report to the Director of Allegheny County Economic Development for comment.  His 
response begins on page 27. 
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Finding #1 
Allegheny County Has Not Developed and Implemented a Framework 

to Ensure That Tax Subsidies for Development are Awarded 
in a Manner That Best Serves the Interests of Taxpayers 

 
Criteria: The Pennsylvania Local Economic Revitalization Tax Assistance 

(LERTA) Act authorizes local taxing authorities to exempt new 
construction in deteriorated areas or economically depressed communities 
and improvements to certain deteriorated industrial, commercial, and other 
business property from real property taxation.  As a local taxing authority 
within the Commonwealth of Pennsylvania that has the authority to grant 
such tax exemptions at its discretion, Allegheny County should have a 
framework in place to ensure that such tax subsidies for development are 
awarded in a manner that best serves the interests of County taxpayers.  
This should include the development, adoption of, and adherence to 
County LERTA requirements that are consistent with an agreed-upon 
long-term economic development plan/strategy for Allegheny County. 

 
Condition: The LERTA requirements contained in the Allegheny County Code at 

Article IV of Chapter 275 (Taxation) came from County Ordinance 54-03-
OR which addressed the County’s participation in LERTA developments 
within the City of Pittsburgh.  The Ordinance was passed in October 2003 
and codified, but the Ordinance had only a 10-year term which expired in 
October of 2013.  Consequently, the LERTA requirements in the 
Allegheny County Code are no longer applicable, as they have not been 
extended or modified by County Council and the County Executive.      

 
The City of Pittsburgh Council after a public hearing determined that the 
entire City of Pittsburgh constituted a deteriorated area for purposes of 
Ordinance 54-03-OR, and Allegheny County Council agreed with the City 
of Pittsburgh Council’s determination.  While this approach may not have 
violated the letter of the law, it was inconsistent with the spirit of the law, 
as it created an opportunity for the awarding of tax subsidies for 
development in parts of the City that were actually thriving.  In addition, 
Ordinance 54-03-OR only addressed the County’s participation in LERTA 
developments within the City of Pittsburgh.  It did not address LERTA for 
developments in other parts of the County.  These aspects of Ordinance 
54-03-OR (which became part of the Allegheny Code) suggest that a 
framework was not in place to ensure that County tax subsidies for 
development would be awarded in a manner that best serves the interests 
of Allegheny County taxpayers, even during the 10-year period in which 
the LERTA requirements were actually applicable. 

 
 During the 10-year period in which the LERTA requirements contained in 

Ordinance 54-03-OR were applicable, the County also granted LERTA for 
developments that were not within the City of Pittsburgh.   Despite the fact 
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that there have been no applicable LERTA requirements in the Allegheny 
County Code since 2013, the County has continued to grant LERTA.  In 
these instances, the granting of LERTA was accomplished (and continues 
to be accomplished) by Allegheny County Council passing, and the 
Allegheny County Executive approving, Ordinances and Resolutions that 
pertain to specific LERTA developments.   

 
Allegheny County Economic Development (ACED) has developed and 
published Allegheny County Local Economic Revitalization Tax 
Assistance Program Guidelines.  However, it appears that the Guidelines 
were developed primarily to assist developers in understanding how the 
County administers its LERTA program.  The Guidelines do not establish 
caps on real property tax exemptions.  While the Guidelines indicate that 
developers must demonstrate the need for LERTA, we noted that the 
County has granted LERTA where tax subsidies may not have been 
necessary to induce development (see Finding #2).  We noted that County 
Council and the County Executive have legislative and executive authority 
(respectively) such that they are not obligated to adhere to the Guidelines.   

 
Cause: It appears that developing and implementing a framework to ensure that 

County tax subsidies for development are awarded in a manner that best 
serves the interest of County taxpayers may not have been deemed 
necessary. 

 
Effect: Not having a framework in place to limit LERTA to developments in 

deteriorated areas, limit tax subsidies to instances where the subsidies are 
necessary to induce development, and award subsidies in a manner 
consistent with an agreed-upon long-term economic development 
plan/strategy for the County could result in the awarding of unnecessary 
tax subsidies, which is simply wasting taxpayers’ money.  It could also 
result in decisions about the granting of LERTA being politically-
motivated, or designed to improperly benefit particular 
developers/property owners. 

 
Recommendations: Economic Development should recommend that County Council and the 

County Executive: 
 

 Codify LERTA requirements for Allegheny County (on a 
countywide basis) that are consistent with an agreed-upon long-
term economic development plan for Allegheny County.  This 
should include limiting LERTA to deteriorated areas, and permit 
the granting of tax subsidies for development only when the 
subsidies are actually necessary to induce development. 
 

 Do not deviate from the maximum exemption amounts and other 
restrictions in the codified LERTA requirements to help ensure 
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that the tax subsidies awarded will best serve the interests of 
Allegheny County taxpayers. 
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Finding #2 
The County Has Awarded Tax Subsidies That Do Not Appear 

To Have Been Necessary to Induce Development 
 
Criteria: The use of tax subsidies (TIF and LERTA) to induce property 

development can yield long-term economic benefits to Allegheny County.  
However, there is an economic cost to taxpayers when these tax subsidies 
are approved.  Consequently, care should be taken to approve tax 
subsidies for development only when the subsidies are necessary to induce 
development and to ensure that the projected economic benefits to be 
garnered by approving the subsidies will outweigh the projected costs 
associated with providing the subsidies.   

 
Condition: As we learned more about some of the non-County-sponsored LERTA 

developments that Allegheny County has participated in, we observed that 
the County has participated with the City of Pittsburgh in LERTA for 
property development within the City where various factors suggest that 
tax subsidies may not have been necessary in order to induce property 
development.  For example: 

 
 1008 Fifth Avenue, Pittsburgh, PA 15219 in 2015 

 
This mixed use development is located near the Consol Energy Center 
and Duquesne University in downtown Pittsburgh.  Unsubsidized 
development was already occurring in the area before LERTA was 
granted for the commercial residential portion of this development.  
Duquesne University completed its Power Center in 2007, and had 
been purchasing surrounding properties on Fifth Avenue for 
University expansion.  The Consol Energy Center had been completed 
in 2010.  The real property tax abatements were $9,396 through the 
2017 tax year. 

 
 2915 Sidney Street, Pittsburgh PA 15203 in 2015 

 
This apartment building is located on the South Side of Pittsburgh near 
the Southside Works, a large mixed use development that was 
completed in 2004 via TIF.  As a result of that development, REI, an 
LA Fitness, a UPMC sports medicine complex, various retail shops, 
restaurants and bars, and the Flats at Southside Works (a 400+ unit 
apartment building) were already in the immediate area before LERTA 
was granted for this development.  The real property tax abatements 
were $64,247 through the 2017 tax year. 
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 6480 & 6454 Living Place, Pittsburgh, PA 15206 in 2015 and 2017 
 

These two apartment buildings are located in East Liberty near 
commercial space that was developed in 2010 via TIF sponsored by 
the City of Pittsburgh.  Google, an LA Fitness, various restaurants and 
retail establishments, and a Springhill Suites were already in the 
immediate area before LERTA was granted for this development.  The 
real property tax abatements were $432,843 through the 2017 tax year. 

 
 111 South Highland Avenue, Pittsburgh, PA 15206 in 2017 

 
This apartment building is located in East Liberty near Target, Whole 
Foods, Trader Joe’s, and various new restaurants.  The revitalization of 
the area was nearly complete by the time LERTA was granted for this 
development.  The real property tax abatements were $53,569 through 
the 2017 tax year. 

 
Cause: During October 2003, Allegheny County Council passed and the 

Allegheny County Executive approved Ordinance #54-03-OR, which 
provided for Allegheny County’s participation in LERTA for all projects 
involving a qualified conversion to commercial residential use 
(commercial residential use structures are typically hotels or apartment 
buildings) or new construction for residential use within the City of 
Pittsburgh.  (The City of Pittsburgh Council after a public hearing 
determined that the entire City of Pittsburgh constitutes a deteriorated area 
for purposes of the LERTA Ordinance, and Allegheny County Council 
agreed with the City of Pittsburgh Council’s determination.)  The term of 
the Ordinance was 10 years (from October 2003 through October 2013).   

 
A representative of Allegheny County Economic Development advised us 
that Allegheny County was obligated to participate in LERTA for all 
qualifying property development projects within the City of Pittsburgh 
that were approved by the City for LERTA within the 10 year term of the 
Ordinance.  Upon review of the Ordinance, it does not appear to us that 
the County was obligated to participate.  In any event, whether obligated 
to participate or not, Allegheny County did in fact participate with the City 
of Pittsburgh in LERTA for all qualifying projects within the City of 
Pittsburgh that had been approved for LERTA by the City during the 10 
year term of the Ordinance.  As we learned more about the LERTA that 
the County has participated in, we observed that in a number of instances 
LERTA was approved by the City of Pittsburgh for property development 
within the City where various factors suggest that tax subsidies may not 
have been necessary to induce property development (see examples 
above).  Based on this, it appears that Allegheny County either made a 
mistake by enabling the City of Pittsburgh to determine how County 
taxpayer dollars would be used to provide tax abatements (if the County 
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was in fact obligated to participate in the LERTA by the Ordinance), or 
failed to properly use its discretion in the awarding of LERTA, thereby not 
limiting LERTA to instances where the subsidies were necessary to induce 
development and the projected benefits outweighed the projected costs (if 
the County was not obligated by the Ordinance to participate in the 
LERTA). 
 
Subsequent to the expiration of the 10 year term of Ordinance #54-03-OR, 
Allegheny County continued to participate in LERTA for some property 
development projects within the City of Pittsburgh.  While the County did 
not approve some LERTA applications after the term of the Ordinance had 
expired, some LERTA continued to be approved by the County in 
instances where tax subsidies may not have been necessary to induce 
property development.  In these instances, it appears that Allegheny 
County rationalized its participation in LERTA by ensuring that the 
developments provided some form of public benefit, such as parking, 
greenspace, etc.  Two of the developments cited in the examples above 
occurred after Ordinance #54-03-OR expired and offered such public 
benefits.  The development at 6454 Living Place, Pittsburgh, PA 15206 
(Bakery Square) was to involve the installation of green infrastructure 
including rain gardens, new public streets, and public utilities.  The 
development at 111 South Highland Avenue, Pittsburgh, PA 15206 was 
also to involve the installation of green infrastructure, including permeable 
pavers and significant plantings along Penn Avenue. 
 

Effect: To the extent that Allegheny County awarded tax subsidies (LERTA) that 
were not necessary to induce property development, it unnecessarily 
relinquished tax revenues that could have been used to fund Allegheny 
County government operations.  

 
Recommendations: Allegheny County Economic Development should work with the County 

Executive and County Council to refrain from passing Ordinances that 
obligate the County to participate in LERTA, and discourage them from 
obligating the County to participate in LERTA where tax subsidies are not 
necessary to induce development. 
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Finding #3 
The Tax Exemptions Actually Granted to Several Property Owners 

Exceeded the Amounts Authorized by County Council 
 
Criteria: Allegheny County Council and the Allegheny County Executive approve 

via Ordinances or Resolutions the amount of tax exemptions to which real 
property owners are entitled to under LERTA for each development.  The 
tax exemptions actually granted to the property owners should not exceed 
the amounts approved by Allegheny County Council and the Allegheny 
County Executive. 

 
Condition: We tested all 29 County-sponsored LERTA developments and 15 non-

County-sponsored LERTA developments to determine whether the actual 
tax abatements actually granted to developers/property owners exceeded 
the amounts authorized by Allegheny County Council and the Allegheny 
County Executive.  Our testing identified four LERTA developments (9%) 
for which the tax exemptions actually granted to the property owners did 
exceed the amounts authorized by Allegheny County Council and the 
Allegheny County Executive: 

 
 3500 Technology Drive, Monroeville, PA 15146 

 
The ten year real property tax exemption period began in 2009.  Per 
Resolution 19-08-RE, the tax exemption was to be 100% in each of the 
ten years, but the tax abatement was not to exceed $27,000 in any year.  
For the 2012 tax year, the property owner received a real property tax 
abatement of $31,939.  As the tax abatement exceeded the annual 
maximum, the property owner received an excess benefit of $4,939. 

 
 703-717 Liberty Avenue, Pittsburgh, PA 15222 

 
The ten year real property tax exemption period began in 2015.  Per 
Ordinance 54-03-OR, the tax exemption was to be 100% in each of the 
first two years, and then decline by 10% in each succeeding two year 
period, such that the tax exemption would be 60% in the ninth and 
tenth year.  However, the tax abatement was not to exceed $100,000 in 
any year.  The tax abatements actually granted in 2015 and 2016 were 
$110,220 in each year.  The property owner received an excess benefit 
of $20,440. 

 
 1635 Fifth Avenue, Pittsburgh, PA 15219 

 
The ten year real property tax exemption period began in 2017.  Per 
Resolution 23-15-RE, the tax exemption was to be 100% in each of the 
first two years, and then decline by 10% in each succeeding two year 
period, such that the tax exemption would be 60% in the ninth and 
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tenth year.  However, the tax abatement was not to exceed $35,750 in 
the first year and $37,750 in any succeeding year.  The tax abatement 
actually granted in 2017 was $48,806.  The property owner received 
an excess benefit of $13,056. 

 
 150 Old Pond Road, Bridgeville, PA 15017 

 
The five year real property tax exemption period began in 2014.  Per 
Resolution 57-03-RE, the tax exemption was to be 80% in the first 
year, and then decline by 20% in each succeeding year, except that in 
the fifth year the exemption was to be 10%. The tax abatements 
actually granted in 2014 through 2017 were inconsistent with the 
amount that should have been abated based on the assessed values of 
the property, applicable tax millage rates, and the exemption schedule.  
The property owner received an excess benefit of $19,203. 

 
Cause: Allegheny County Economic Development has not taken steps to ensure 

that the Department of Administrative Services’ Office of Property 
Assessment has properly applied tax abatements in accordance with the 
terms of the applicable LERTA Ordinances and Resolutions. 

 
Effect: The property owners received excess benefits of $57,638 in total to which 

they were not entitled to the detriment of Allegheny County taxpayers. 
 
Recommendations: Allegheny County Economic Development should: 

 
 Work with the Department of Administrative Services’ Office of 

Property Assessment to identify other developers/property owners that 
have received excess benefits under LERTA. 

 
 Notify the Treasurer’s Office about all instances in which 

developers/property owners have received excess benefits under 
LERTA, so that the Treasurer’s Office can collect any real property 
taxes due. 
 

 Take steps to ensure that the Department of Administrative Services’ 
Office of Property Assessment properly applies tax abatements in 
accordance with the terms of the applicable LERTA Ordinances and 
Resolutions. 
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Finding #4 
The LERTA Evaluations Published by Economic Development 

Do Not Enable Readers to Easily Assess Whether Each Tax 
Subsidy Provided a Net Economic Benefit to the County 

 
Criteria: The awarding of County tax subsidies to induce property development 

results in an economic cost to County taxpayers.  The incurrence of the 
economic cost associated with tax subsidies should be expected to 
generate net economic benefits to the County (taxpayers) over the long 
term.  The actual economic costs and benefits over time associated with 
the awarding of tax subsidies may differ from the costs and benefits that 
were initially projected.  Consequently, an evaluation of the actual costs 
and benefits associated with each tax subsidy awarded by Allegheny 
County for development should be conducted to determine whether each 
has actually resulted in a net economic benefit to the County.  In addition 
to enabling Allegheny County taxpayers to assess how effectively their tax 
dollars have been utilized, such evaluations would also enable Allegheny 
County Economic Development to better assess the extent to which future 
tax subsidies might bring about long-term economic benefits for 
Allegheny County.   

 
Condition: The LERTA evaluations prepared by Allegheny County Economic 

Development do not indicate why each tax subsidy was necessary to 
induce property development.  The evaluations also provide a variety of 
data for each LERTA development, but do not attempt to calculate the net 
economic benefit (or cost) to date associated with each tax subsidy.  In 
addition, while some data is provided for each property development 
project, other important data, such as the number of jobs created, is only 
presented in the aggregate for each year. 

 
Cause: Allegheny County is not obligated to evaluate or report on its evaluation 

of LERTA in any particular way.  While Allegheny County Economic 
Development has evaluated and issued reports on its evaluation of 
LERTA, its reporting format could be modified to generate better 
information for County taxpayers.  

 
Effect: It may be difficult for some Allegheny County taxpayers to assess the 

extent to which the tax subsidies awarded by Allegheny County actually 
benefitted them. 

 
Recommendations: Allegheny County Economic Development should improve its LERTA 

evaluations by indicating why each tax subsidy was necessary to induce 
property development, calculating the net economic benefit (or cost) 
associated with each tax subsidy to date, and providing the important 
information for each tax subsidy so that taxpayers can better assess the 
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extent to which they benefitted as a result of the tax subsidies awarded by 
the County.  
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We noted during our audit that Allegheny County has not developed and implemented a 
framework to ensure that tax subsidies for development are awarded in a manner that best serves 
the interests of County taxpayers.  This condition is likely why we determined that the County 
has granted tax subsidies for development in instances where it does not appear that the subsidies 
were necessary in order to induce development, why the excess benefits that some property 
owners received were not identified during the normal course of business, and why the LERTA 
evaluations conducted by ACED do not enable readers to easily assess whether each tax subsidy 
provided a net economic benefit to the County.  Consequently, ACED should work with those 
charged with governance to develop and implement a framework to ensure that tax subsidies for 
development are awarded in a manner that best serves the interests of County taxpayers.  This 
should include the development, adoption of, and adherence to County LERTA requirements that 
are consistent with an agreed-upon long-term economic development plan/strategy for Allegheny 
County, which would involve ensuring that LERTA is only offered for development in 
deteriorated areas, and only when the tax subsidies are truly necessary to induce development.  
Once this is accomplished, it will be much easier to prepare LERTA evaluations that clearly 
demonstrate to County taxpayers how the awarding of tax subsidies best served their interests. 
 



Exhibit 1 
Flowchart of the TIF Process 

18 

 

 



Exhibit 2 
Flowchart of the LERTA Process 
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Exhibit 3
Historical Schedule of County Real Estate Tax Payments Diverted to TIF Repayment

Millage Rate by Year:
2017‐2013: 4.73 

2012: 5.69
Up To 2011: 4.69

Source:  Allegheny County Treasurer's Office

# TIF Project
Proposed Year of 
TIF Expiration

2017 
County Pledged 
Increment %

County Real 
Estate Tax Paid 
(since inception)

2017 2016 2015 2014 2013 2012 2011 2010 & Earlier
Total Amount 

Diverted

1 Bakery Square 2027 60%  $           1,350,361  132,311$       132,311$      132,311$      132,311$      132,311$      49,279$        1,857$           4,476$              717,167$                        

2
BNY Mellon Client 
Services Center

2018 62%  $           8,707,661   $      256,527   $     255,747   $     254,957  256,566$      254,404$      202,563$      223,328$      2,243,163$     3,947,255$                    

3
Brentwood Towne 

Square*
2019 82.5%  $           1,322,694   $      112,614   $       67,505   $       67,505  67,505$        67,505$        39,940$        39,526$        280,065$        742,165$                        

4 Broadhead Fording 2018 75%  $           1,025,416   $        30,985   $       30,985   $       30,985  30,985$        31,623$        45,430$        45,430$        511,629$        758,052$                        
5 Centre Negley 2024 50%  $           1,199,053   $        45,323   $       45,295   $       44,856  43,982$        38,626$        36,566$        33,046$        140,432$        428,126$                        
6 Clinton 2025 75%  $              903,352   $        89,695   $       96,573   $       96,623  86,817$        96,817$        100,972$      33,882$        66,135$           667,514$                        
7 Clinton II 2035 70%  $                81,971   $        57,380   $               ‐     $               ‐    ‐$                ‐$                ‐$                ‐$                ‐$                  57,380$                          
8 East Liberty Gateway 2029 75%  $              427,807   $        48,642   $       50,475   $       50,475  50,475$        50,475$        35,652$        1,626$           ‐$                  287,820$                        
9 Federal North 2017 90%  $           1,825,708   $      146,327   $     146,327   $     146,327  162,586$      146,327$      118,518$      74,995$        660,013$        1,601,420$                    
10 Frazier Mills 2023 75%  $         14,073,443   $      815,025   $     827,119   $     860,852  861,045$      860,227$      989,884$      774,473$      4,504,884$     10,493,509$                  
11 Fulton Building 2019 60%  $           2,280,747  106,327$       106,327$      106,327$      106,327$      106,327$      68,055$        68,055$        618,740$        1,286,485$                    

12
Gardens at Market 

Square
2032 65%  $              318,713   $      194,213   $         3,378   $         3,378  3,378$           ‐$                ‐$                ‐$                ‐$                  204,347$                        

13 Hazelwood‐Almono 2033 65%  $                87,205   $                ‐    ‐$                8$                   ‐$                ‐$                ‐$                ‐$                ‐$                  8$                                   
14 Heinz North Shore 2019 75%  $           2,479,366   $        28,001   $       28,001   $       27,369  24,378$        24,378$        20,591$        20,591$        165,715$        339,024$                        
15 Home Depot 2019 66.7%  $              609,759  23,883$         23,883$        23,883$        23,883$        23,883$        19,508$        19,508$        215,435$        373,866$                        
16 Mt. Nebo Pointe 2022 60%  $           1,907,275   $        89,623   $       97,471   $       97,471  103,539$      100,760$      117,568$      70,541$        356,560$        1,033,533$                    
17 Northfield 2027 75%  $              332,255   $        61,982   $       61,982   $       61,982  63,247$        ‐$                ‐$                ‐$                ‐$                  249,193$                        
18 Panther Hollow 2022 60%  $           1,395,843  74,789$         74,789$        74,789$        74,789$        74,789$        67,713$        55,813$        336,845$        834,316$                        

19
Pittsburgh Technology 

Center II
2026 60%  $           1,105,973   $        58,740   $       55,992   $       55,992  50,318$        50,318$        63,518$        63,531$        51,969$           450,378$                        

20 PNC Firstside Center 2019 75%  $           6,444,878   $      259,425   $     259,076   $     260,324  265,761$      267,471$      230,562$      230,562$      2,335,321$     4,108,502$                    
21 Potato Garden Run 2027 75%  $              694,972   $        71,044   $       71,044   $       71,044  71,044$        77,376$        48,908$        47,700$        47,968$           506,128$                        
22 Robinson Mall 2017 55%

23
Robinson Mall 
Peripheral

2019 55%

24 Station Square 2019 60%  $           4,486,863  87,321$         87,321$        87,321$        87,321$        87,321$        42,436$        55,720$        495,405$        1,030,166$                    

25
Summerset at Frick 

Park
2033 75%  $              475,013   $      186,126   $               ‐     $       95,907  70,868$        ‐$                ‐$                ‐$                ‐$                  352,901$                        

26
Three PNC Plaza 
(5th & Market)

2026 60%  $           3,130,050   $      242,438   $     242,438   $     242,438  242,438$      242,438$      220,751$      225,256$      ‐$                  1,658,197$                    

27 Waterfront 2018 Variable  $         16,666,424   $                ‐     $     558,202   $     591,734  690,045$      968,677$      720,915$      589,115$      6,080,851$     10,199,539$                  
28 Westport 2034 60%  $              907,393   $      263,571   $     245,942   $       10,266  7,541$           ‐$                ‐$                ‐$                ‐$                  527,320$                        

Totals 85,043,065$          3,618,132$    3,690,631$   3,590,828$   3,678,097$   4,239,991$   3,650,498$   3,087,194$   22,873,161$   48,428,532$                  

*The County's pledged increment varied throughout the term of the TIF: 60% in 2003; 82.5% for years 2004‐2019 

5,574,221$                    

County Real Estate Tax Payments Diverted to TIF Repayment
County Real Estate Tax Payments Diverted to TIF Repayment

 $         10,802,870   $      135,820   $     122,448   $       95,704  100,948$      537,938$      411,169$      412,639$      3,757,555$    
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Exhibit 4 Historical Schedule of LERTA Abatements

Millage Rate by Year:
2017‐2013: 4.73 

2012: 5.69
Up To 2011: 4.69

# Property Address Municipality
Lot & Block 
Number

2017 2016 2015 2014 2013 2012 2011
2010 & 
Earlier

Total Tax Abated

1 7 Wood Street Pittsburgh 1‐M‐10  $          3,547   $          3,547   $       4,138   $       4,138  4,730$         5,690$         5,276$         17,000$      48,066$                          

2 111 Wood Street Pittsburgh 1‐H‐61  $          1,395   $          1,395   $       1,627   $       1,627  1,859$         2,237$         2,079$         6,685$         18,904$                          

3 345‐347 4th Avenue Pittsburgh 1‐H‐306  $          3,535   $          3,535   $       4,124   $       4,124  4,713$         5,670$         5,257$         16,940$      47,898$                          

4 308 Forbes Avenue Pittsburgh 1‐H‐286  $             485   $             485   $          545   $          545  606$            729$            ‐$             ‐$             3,395$                            

5 100 Smithfield Street Pittsburgh 1‐M‐145  $          1,928   $          1,928   $       2,250   $             ‐    ‐$             ‐$             ‐$             ‐$             6,106$                            

6 620 2nd Avenue Pittsburgh 2‐J‐260  $       27,894   $       27,894   $    31,879   $    31,879  35,863$      43,142$      39,511$      39,511$      277,573$                        

7 1008 5th Avenue Pittsburgh 2‐G‐6  $          2,916   $          3,240   $       3,240   $             ‐    ‐$             ‐$             ‐$             ‐$             9,396$                            

8 300 Liberty Avenue Pittsburgh 1‐G‐43  $       54,852   $       61,709   $    61,709   $    68,566  68,566$      ‐$             ‐$             ‐$             315,402$                        

9 201 Stanwix Street Pittsburgh 1‐G‐75  $       45,066   $       45,066   $    50,074   $    50,074  ‐$             ‐$             ‐$             ‐$             190,280$                        

10 1800 5th Avenue Pittsburgh 11‐J‐2  $       23,655   $       26,612   $       2,250   $             ‐    ‐$             ‐$             ‐$             ‐$             52,517$                          

11 1819 Forbes Avenue Pittsburgh 11‐J‐68  $       11,972   $       11,972   $    13,303   $    13,303  ‐$             ‐$             ‐$             ‐$             50,550$                          

12 130 7th Street Pittsburgh 8‐S‐109  $          1,417   $          1,417   $       1,620   $       1,620  1,822$         25,677$      23,516$      19,988$      77,077$                          

13 225 Forbes Avenue Pittsburgh 1‐D‐268  $       28,047   $       32,054   $    32,054   $    36,060  36,060$      48,199$      4,874$         ‐$             217,348$                        

14 2555 Smallman Street Pittsburgh 25‐J‐160  $       65,177   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             65,177$                          

15 2501 Smallman Street Pittsburgh 25‐J‐164  $       29,842   $       29,842  ‐$            ‐$            ‐$             ‐$             ‐$             ‐$             59,684$                          

16
703‐717 Liberty 

Avenue
Pittsburgh 1‐D‐66  $       99,198   $     110,220   $  110,220   $             ‐    ‐$             ‐$             ‐$             ‐$             319,638$                        

17 2404 Railroad Street Pittsburgh 25‐N‐13  $       38,701   $       38,701   $    43,001   $    43,001  ‐$             ‐$             ‐$             ‐$             163,404$                        

18 526 Penn Avenue Pittsburgh 1‐D‐24  $       14,457   $       14,457   $    16,063   $    16,063  ‐$             ‐$             ‐$             ‐$             61,040$                          

19 2349 Railroad Street Pittsburgh 24‐S‐190  $       60,512   $       60,512   $    70,597   $    70,597  80,682$      97,058$      90,000$      296,877$    826,835$                        

20 907 Penn Avenue Pittsburgh 9‐N‐158  $       11,948   $       13,276   $    13,276   $             ‐    ‐$             ‐$             ‐$             ‐$             38,500$                          

21 1410 Smallman Street Pittsburgh 9‐G‐9  $       60,620   $       60,620   $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             121,240$                        

22 1635 5th Avenue Pittsburgh 11‐E‐44  $       48,806   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             48,806$                          

23 3080 Smallman Street Pittsburgh 25‐C‐212  $          2,998   $          2,998   $       3,426   $       3,426  3,854$         4,637$         4,246$         4,246$         29,831$                          

24
3434‐3443 Butler 

Street
Pittsburgh 48‐S‐221  $             722   $             722   $          802   $          802  ‐$             ‐$             ‐$             ‐$             3,048$                            

25
3451‐3473 Butler 

Street
Pittsburgh 48‐S‐231  $       24,293   $       26,993   $    26,993   $             ‐    ‐$             ‐$             ‐$             ‐$             78,279$                          

26 6480‐6526 Living Pl Pittsburgh 84‐M‐206‐A  $       98,421   $     109,357   $  109,357   $             ‐    ‐$             ‐$             ‐$             ‐$             317,135$                        

27 6454 Living Pl Pittsburgh 84‐M‐130‐B  $     115,707   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             115,707$                        

28 5250 Liberty Avenue Pittsburgh 51‐L‐270  $     113,193   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             113,193$                        

29
6002‐6018 Penn 

Avenue
Pittsburgh 84‐B‐59  $       53,569   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             53,569$                          

30 2915 Sidney Street Pittsburgh 29‐J‐200  $       64,247   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             64,247$                          

31 3500 Technology Drive Monroeville 744‐J‐386  $       26,550   $       26,550   $    26,550   $    26,550  26,550$      31,939$      26,325$      159,302$    350,316$                        

32 400 Industry Drive Findlay 696‐D‐396‐B8  $       13,160   $       13,160  ‐$             $             ‐    ‐$             ‐$             ‐$             ‐$             26,320$                          

33 345 Court Street Findlay 1048‐D‐100‐B  $     137,527   $     137,527   $  137,527   $  137,527  137,527$    137,527$    137,527$    ‐$             962,689$                        

34 130 Enterprise Drive Findlay 498‐A‐5  $       40,659   $                ‐    ‐$             $             ‐    ‐$             ‐$             ‐$             ‐$             40,659$                          

35 8800 Covenant Avenue McCandless 715‐C‐21  $          4,350   $                ‐    ‐$             $             ‐    ‐$             ‐$             ‐$             ‐$             4,350$                            

36 8950 Covenant Avenue McCandless 826‐R‐70  $          5,787   $                ‐    ‐$             $             ‐    ‐$             ‐$             ‐$             ‐$             5,787$                            

37 611 Duncan Avenue McCandless 715‐C‐75‐B  $          8,474   $          8,474   $       8,474   $       8,474  8,474$         1,945$         ‐$             ‐$             44,315$                          

38
9000‐9190 Covenant 

Avenue
McCandless 826‐R‐75  $       40,589   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             40,589$                          

39 9150 Covenant Avenue McCandless 826‐R‐50  $          5,972   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             5,972$                            

40 8970 Covenant Avenue McCandless 826‐R‐60  $          7,584   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             7,584$                            

County Tax Abated by Year (LERTA)
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Exhibit 4 Historical Schedule of LERTA Abatements

# Property Address Municipality
Lot & Block 
Number

2017 2016 2015 2014 2013 2012 2011
2010 & 
Earlier

Total Tax Abated

41 9100 Covenant Avenue McCandless 826‐R‐55  $          5,289   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             5,289$                            

42 8700 Duncan Avenue McCandless 715‐K‐1  $       25,061   $       25,061   $    25,061   $    25,061  25,061$      30,148$      ‐$             ‐$             155,453$                        

43 8630 Duncan Avenue McCandless 715‐K‐25  $       39,680   $       39,680   $    39,680   $    39,680  ‐$             ‐$             ‐$             ‐$             158,720$                        

44 617 Duncan Avenue McCandless 715‐C‐50‐B  $          3,038   $          3,038   $       3,038   $       3,038  3,038$         2,161$         1,781$         ‐$             19,132$                          

45
9020‐9038 Saint Simon 

Way
McCandless 715‐C‐1  $       11,777   $       11,777   $    11,777   $    11,777  11,777$      ‐$             ‐$             ‐$             58,885$                          

46
8850‐8900 Covenant 

Avenue
McCandless 715‐C‐9  $       41,026   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             41,026$                          

47
700‐850 Providence 

Boulevard
McCandless 715‐D‐70  $       52,030   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             52,030$                          

48 9051 Saint Simon Way McCandless 826‐P‐100‐B  $       38,970   $       38,970   $    38,970   $    38,970  38,970$      46,880$      38,641$      ‐$             280,371$                        

49
701‐791 Providence 

Blvd
McCandless 826‐R‐34  $       10,626   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             10,626$                          

50 8650 Duncan Avenue McCandless 715‐K‐45  $          3,233   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             3,233$                            

51 851 Providence Blvd McCandless 826‐S‐32  $       27,368   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             27,368$                          

52 8900 Duncan Avenue McCandless 715‐B‐75  $          7,016   $          7,016   $       7,016   $             ‐    ‐$             ‐$             ‐$             ‐$             21,048$                          

53 6104 Grand Avenue Neville 273‐S‐23  $          1,387   $          2,773   $       4,160   $       5,547  6,933$         ‐$             ‐$             ‐$             20,800$                          

54 4801 Grand Avenue Neville 211‐C‐55  $          2,594   $          5,189   $       7,783   $    10,377  12,971$      ‐$             ‐$             ‐$             38,914$                          

55 150 Old Pond Road South Fayette 323‐D‐5  $          7,582   $       15,164   $    22,745   $    30,327  ‐$             ‐$             ‐$             ‐$             75,818$                          

56 206 West Bridge Drive South Fayette 324‐A‐19  $             326   $             651   $       1,302   $       1,953  ‐$             ‐$             ‐$             ‐$             4,232$                            

57 4000 Energy Drive South Fayette 482‐G‐1  $          1,278   $          2,557   $       3,835   $       5,114  ‐$             ‐$             ‐$             ‐$             12,784$                          

58 3169 Washington Pike South Fayette 397‐A‐7  $          5,304   $          7,072   $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             12,376$                          

59 160 Millers Run Road South Fayette 256‐S‐6  $       11,203   $                ‐     $             ‐     $             ‐    ‐$             ‐$             ‐$             ‐$             11,203$                          

Source:  Allegheny County Manager's Office Totals 1,694,560$   1,033,211$   940,466$   690,220$   510,056$    483,639$    379,033$    560,549$    6,291,734$                    
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   Exhibit 5         

Map of County Sponsored TIF Districts 

 

1. Brentwood Towne Square       2.  Clinton                  3.  Clinton II          4.  Frazier Mills                 5.  Mt. Nebo Pointe           6.  Northfield 
7. Potato Garden Run                   8.  Robinson Mall                                     9.  Robinson Mall Peripheral    10.  Waterfront         11.  Westport  
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   Exhibit 6         

Map of Non-County Sponsored TIF Districts 
 

       

1. Bakery Square  2.  BNY Mellon Client Services Center 3.  Broadhead Fording  4.  Centre Negley  5.  East Liberty Gateway 
6. Federal North  7.  Fulton Building    8.  Gardens at Market Square 9.  Hazelwood-Almono 10.  Heinz North Shore 
11. Home Depot  12.  Panther Hollow    13.  Pittsburgh Technology Center II    14.  PNC Firstside Center 
15. Station Square  16.  Summerset at Frick Park   17.  Three PNC Plaza (5th & Market)  
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   Exhibit 7 
Map of County Sponsored LERTA Developments 

 
1. Findlay Township (3)         2.  McCandless Township (18)        3.  Monroeville (1)           4.  Neville Township (2)  
5. South Fayette Township (5)         
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   Exhibit 8 
Map of Non-County Sponsored LERTA Developments 

 

   
   See Exhibit 4 beginning on page 21 of this report for information corresponding to each numbered LERTA above.  
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COUNTY OF 

 
Rich Fitzgerald 
County Executive 

ALLEGHENY 

 

 

Lance Chimka, Director 

Allegheny County Economic Development 

One Chatham Center • Suite 900 • 112 Washington Place • Pittsburgh, PA 15219 

Phone (412) 350-1000 • www.alleghenycounty.us/economic/ 
 

February 8, 2019 
 
 
 

The Honorable Chelsa Wagner 
Allegheny County Controller 
104 County Courthouse 
436 Grant Street 
Pittsburgh, PA 15219 
 
Controller Wagner: 
 
Allegheny County Economic Development (ACED) is in receipt of your office’s draft “Performance Audit 
Report on Properties Developed in Allegheny County with Tax Subsidies for the period of January 1, 
2017 to December 31, 2017.” Please consider this communication as our response to the findings 
therein. 
 
We are proud of the work that ACED has done to bring increased investment, tax base and job 
opportunities to the region through a variety of tools, including the use of Tax Increment Financing (TIF) 
and Local Economic Revitalization Tax Assistance (LERTA) programs. We have adhered to the state law 
guiding these programs and will continue to do so as we utilize these tools to the benefit of the regional 
economy. 
 
Audit Finding # 1:  Allegheny County Has Not Developed and Implemented a Framework to Ensure That 
Tax Subsidies for Development are Awarded in a Manner That Best Serves the Interests of Taxpayers 
 
This finding is not accurate. There are four documents which, together, form the framework for guiding 
TIF and LERTA investment by ACED.  
 
The first and second are complementary state laws: the Local Economic Revitalization Tax Assistance Act 
of 1977 and the Tax Increment Financing Act of 1992. Together, the laws dictate maximum exemption 
amounts and timeframes from which ACED may not deviate.  
 
The third document is the Allegheny County Comprehensive Plan, also called Allegheny Places, which 
provides guidance on what types of development should be encouraged and incentivized. All 
investments are consistent with the comprehensive plan’s guiding principles and development priorities.  
 
Finally, the county’s program guidelines further define project eligibility requirements and are 
consistent with the state laws and the comprehensive plan. These guidelines also dictate that all 
supported development leverage significant private investment and provide job creation opportunities. 
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Audit Finding # 2: The County Has Awarded Tax Subsidies That Do Not Appear To Have Been Necessary 
to Induce Development 
 
A person without knowledge of economic development may arrive at that conclusion, but an individual 
with experience in this field knows that there are many factors that dictate whether a real estate 
development project is financially viable. It does not necessarily follow that a development in a strong 
real estate market should not require tax subsidies.  
 
While the relative strength of a market as it translates into lease rate that the audit refers to is an 
important factor in determining viability of a development project, there are many other factors to 
consider. Environmental remediation of the site, structured parking that is a public amenity, historic 
preservation efforts, public infrastructure deficiencies, levels of affordability, public access and green 
space are all examples of project expenses that can rapidly change project viability, even in a strong real 
estate market.  
 
Allegheny County utilizes LERTA judiciously in order to elicit desired development that serves the 
broader regional economy. Just as importantly, we do this at the request of the host municipality and in 
full compliance with state law, the county comprehensive plan, and program guidelines as previously 
noted. 
 
Audit Finding # 3: The Tax Exemptions Actually Granted to Several Property Owners Exceeded the 
Amounts Authorized by County Council 
 
Based on the aggregate funding numbers provided by your office, payment anomalies accounted for 
$57,638 on $54,720,266 of financing, or a 0.1% variance. Given the overall funding amount, the 
complexity of some of the real estate transactions, assessment appeals, and other extenuating 
circumstances, this margin of error is very small. 
 
That being said, ACED will do everything in its power to recoup these costs, no matter how small. The 
parcels outlined in the audit were also identified by the Office of Property Assessments (OPA) during an 
internal review begun in January 2018. To date, 100% of these costs have been billed for and $19,203 
has already been collected as a function of an annual payment reconciliation process. This also occurred 
prior to the release of this report. OPA also identified several root causes for errors and has instituted 
measures to prevent future problems. 
 
Additionally, to avoid similar anomalies in the future, a new process has been established and already 
implemented. In it, ACED will co-produce an initial abatement schedule with OPA and both entities will 
reconcile abatement schedules on an annual basis before tax bills are produced by the Treasurer’s 
Office. 
 
Audit Finding # 4: The LERTA Evaluations Published by Economic Development Do Not Enable Readers to 
Easily Assess Whether Each Tax Subsidy Provided a Net Economic Benefit to the County 
 
Each individual project is analyzed to determine economic benefit multiple times. The first analysis is 
done in advance of the submission of legislation to County Council. It determines cost of abatement and 
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estimated future returns once abatement sunsets. County Council approves the project based on this 
cost-benefit projection along with a narrative about community development benefits and project 
needs. 
 
The final analysis is part of ACED’s biennial LERTA program review. This analysis has been conducted 
since 2010 in order to determine post-construction project performance. Results are made public and 
posted to the website. ACED has also reviewed these reviews with County Council upon request. The 
most recent LERTA review can be found at:  www.alleghenycounty.us/economic-
development/authorities/final-2015-lerta-report.aspx.  
 
This final analysis clearly demonstrates why the LERTA program in valuable. For the cost of abating $1.2 
million in real property taxes, the county benefitted from the creation of 3,973 jobs and received an 
annual increase in tax receipts of $1.4 million after the abatement period added. 
 
In summary, ACED has four documents, two state documents and two county documents, which provide 
a framework to ensure that tax subsidies for development are awarded in a manner that best serves the 
interests of county taxpayers. We remain confident that the award of LERTA has been used in instances 
where tax subsidies were necessary to induce development, regardless of the strength of the market, 
and that our reviews show the benefit of this tool to county residents. Finally, the 0.1% overage of 
abatements that a property owner is entitled to is de minimis. Even so, it had previously been identified 
through an internal review, remediation begun, and measures taken to create a process to ensure that 
those causes are addressed. 
 
ACED’s use of these tools continues to encourage private investment and the revitalization of blighted 
properties within the county. TIF and LERTA provides a means to increase investment, expand the 
economic base, increase employment opportunities, and contribute to the redevelopment of blighted 
and underutilized property. We are proud of the work that ACED has done and the success that we have 
had in utilizing these tools to the benefit of the regional economy. 
 

Sincerely, 

 
Lance Chimka, Director 

 
cc: The Honorable Rich Fitzgerald, County Executive 
 The Honorable John DeFazio, County Council President 
 The Honorable Nick Futules, County Council Vice President 

Ms. Jennifer Liptak, Chief of Staff to the County Executive 
Mr. William D. McKain CPA, County Manager 
Ms. Mary Soroka, Budget and Finance Director 
Mr. Kenneth J. Varhola, Chief of Staff to County Council 

 Ms. Sarah Roka, County Council Budget Manager 

http://www.alleghenycounty.us/economic-development/authorities/final-2015-lerta-report.aspx
http://www.alleghenycounty.us/economic-development/authorities/final-2015-lerta-report.aspx

	A-3 Draft Report1
	exhibits



